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BEFORE THE 
PUBLIC SERVICE COMMISSION OF WISCONSIN 

Joint Application of Wisconsin Electric Power 
Company, as an Electric Public Utility, for Authority to 
Construct a New Distribution Substation and Related 
Electric Distribution Facilities in the City of 
Wauwatosa and American Transmission Company, 
LLC, as an Electric Public Utility, for Authority to 
Construct Related 138 kV Electric Transmission 
Facilities in the Cities of Milwaukee and Wauwatosa, 
all in Milwaukee County, Wisconsin (Western 
Milwaukee County Electric Reliability Project) 

) 
) 
) 
) 
) 
) 
) 
) 
) 
) 

Docket No. 5-CE-139
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20300 Watertower Boulevard, Brookfield 
 
The subject property is a 42,050 square foot, two story office building located at 20300 
Watertower Boulevard in Brookfield, Wisconsin. This building, built in 1998 on 4.05 acres, sold 
in November 2003 for $5,200,000, or $123.66 per square foot.1 The buyer confirmed that he 
purchased this property as an investment and that it was an arms-length transaction. He obtained 
a conventional mortgage of 75% loan to value. The building was in very good condition at the 
time of sale and was approximately 90% occupied by a mix of office tenants, including finance, 
insurance and real estate companies. The buyer stated that the building had a total leasable area 
of approximately 40,000 square feet. The building is located just off of I-94 and has an exterior 
finish of masonry and glass panels. 
 
Two double circuit 345 kV transmission lines cross Interstate 94 to the northeast, at a distance of 
134 feet from the eastern tip of the property. The lines and towers are visible from the parking lot 
and portions of the building. The buyer reported that the transmission lines did not impact the 
terms of the sale. 
 

 

                                                 
1 The buyer reported that he remembered a sale price of $5,600,000 for this property, which would result in a higher 
price per square foot of $133.17. However, public record indicates a sale price of $5,200,000. 
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Paired Sales: The subject property can be compared to otherwise similar sales of office buildings that are not located in proximity to a 
high voltage transmission line. Two comparable sales were selected for this purpose. The characteristics of the subject and comparable 
sales are presented below in Table 6. 
 

Table 6.  Paired Sales for 20300 Watertower Blvd 

Property 
Address 

Sale 
Date Sale Price Building Size 

(SF) 
Price per 
SF 

Year Built/ 
Condition Stories 

20300 
Watertower Blvd 
(Subject) 

Nov 
2003 $5,200,000 42,050 $123.66 1998/Good 2 

250 N 
Sunnyslope Rd 

May 
2000 $6,400,000 84,870 $75.41 1980/Good 3 

15800 W 
Bluemound Rd 

July 
2002 $9,350,000 91,685 $101.98 1994/Good 4 

 
 
The first comparable involves the sale of an 84,870 square foot office building at 250 North Sunnyslope Road in Brookfield. This 
building, built in 1980 on 6.88 acres, sold in May 2000 for $6,400,000 or $75.41 per square foot. This three story building has an 
exterior finish of masonry and glass panels. The buyer confirmed that this was an arms-length transaction and that the property was in 
good condition at the time of sale. This property was purchased as an investment. The buyer reported that the occupancy rate at the 
time of sale was slightly below market, but “not dramatically low.”  
 
The second comparable involves the sale of a 91,685 square foot office building at 15800 West Bluemound Road in Brookfield. This 
building, built in 1994 on 7.147 acres, sold in July 2002 for $9,350,000, or $101.98 per square foot. This four story property has an 
exterior finish of masonry and glass. A representative of the buyer confirmed that this was an arms-length transaction and that the 
property was purchased as an investment by a REIT. The occupancy rate at the time of sale was 81%. 
 
The subject property’s price per square foot of $123.66 is higher than both of the comparable sales ($75.41 and $101.98 per 
square foot). The comparable sales are generally similar in terms of location (Brookfield submarket within the Bluemound Road/I-94 
corridor), type (Class A office buildings) and other elements. However, more detailed individual comparisons follow which consider 
date of sale (market conditions), location and property age/condition. 
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The subject property sold in 2003, when the Waukesha county commercial real estate market was experiencing appreciation at 6% (for 
both commercial land and improved commercial). The building was built in 1998 (5 years old at the time of sale) and was reportedly 
in good condition. Comparable Sale 1 (250 N Sunnyslope Rd) is similar to the subject in terms of location. Market conditions in 2000 
were inferior relative to the subject’s date of sale. The building was built in 1980 and was 20 years old at the time of sale (inferior). 
Overall, Comparable Sale 1 is inferior to the subject.  
 
Comparable Sale 2 (15800 W Bluemound Rd) was also similar to the subject in terms of location. This property sold in 2002, when 
market conditions were slightly inferior to those under which subject sold. The building was built in 1994 (8 years old at the time of 
sale), which is also slightly inferior to the subject property’s age of 5 years. Overall, Comparable Sale 2 is similar to slightly inferior to 
the subject sale. 
 
In sum, the subject’s sale price per square foot is above the price per square foot of the two comparable sales, which indicates 
no price discount or diminution in value attributable to the property’s proximity to the high voltage transmission lines. This 
further confirms the buyer’s assertion that the transmission lines had no impact on the sale. 




